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TECHNICAL STAFF REPORT 
“LUTHERAN VILLAGE AT MILLER’S GRANT” 

Planning Board Hearing of February 21, 2013 at 7:00 p.m. 
 
Case No./Petitioner: PB Case No. 398, The  Lutheran Village at Miller’s Grant, Inc., c/o Roy Chiavacci 
 
Project Name: “Lutheran Village at Miller’s Grant”, SDP-08-075 
 
Request: The request is for approval of a Site Development Plan (SDP) and associated 

Development Criteria for a Planned Senior Community consisting of 36 residential units, 
248 apartments and a 60-bed care facility and other site improvements located on 49.88 
acres of land in the PSC (Planned Senior Community) zoning district. In accordance 
with Section 127.1.L. and 127.1.M. of the Howard County Zoning Regulations, the 
Planning Board shall evaluate and approve this Site Development Plan and associated 
Development Criteria at a public hearing.  

 
Recommendation: The Department of Planning and Zoning recommends that the Planning Board approve 

this Site Development Plan and Development Criteria subject to compliance with 
remaining comments from the Development Engineering Division and the Division of 
Land Development issued for SDP-08-075 and obtaining all remaining permits from the 
Maryland Department of the Environment (MDE) and the Army Corps of Engineers 
(ACOE). 

 
Location: The subject property is located on the south side of Frederick Road, identified on Tax 

Map 24, Grid 9, Parcel 1001 in the Second Election District of Howard County, 
Maryland.  

 
 

  HOWARD COUNTY DEPARTMENT OF PLANNING AND ZONING 
  3430 Courthouse Drive  Ellicott City, Maryland 21043  410-313-2350 

www.howardcountymd.gov
FAX 410-313-3467
TDD 410-313-2323

  Marsha S. McLaughlin, Director 
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Vicinal Properties: The subject property is identified as Parcel 1001 situated on the south side of Frederick 

Road. Parcels 887 (owned by the Howard County Department of Public Works), Parcel 
1030 (owned by The Miller Land Company), Parcel 1108 (owned by Richard J. Await 
Revocable Trust), and Lots 17 and 18 of Dunloggin II, Section 7 (owned by William and 
Michelle Mann and Thomas and Susan Greulich, respectively) adjoin the subject property to 
the east. Open Space Lot 170 of Gray Rock Farm, Section 3, Lot 70 (owned by Joseph 
Cook III), Lot 69 (owned by David and Mary Fry), Lot 68 (owned by Gautam Banerjee) and 
Lot 112 (owned by the Miller Land Company) adjoin the subject property to the south. 
Adjoining the subject property to the west are Lot 66 (owned by Kenneth and Mary Cain), 
Lot 65 (owned by Brian and Regina Hendrix), and Parcel 1178, Lot 306, owned by The 
Miller Land Company. Frederick Road abuts the project to the north. All adjoining 
properties are zoned R-20 (Residential-20,000 s.f.).  

 
Legal Notices:  The subject property was properly posted with one (1) official Planning Board notice, at the  

entrance to the proposed project along Frederick Road. Certification that the legal 
advertisements appeared in the Howard County Times on January 17, 2013 and in The 
Baltimore Sun on January 20, 2013 were placed into the file for the record. 
 

Regulatory  This project is subject to compliance with the amended Fifth Edition of the Howard County  
Compliance:  Subdivision and Land Development Regulations, the Howard County Zoning Regulations, 

the Howard County Design Manual, the Comprehensive Zoning Plan (2/2/04), the 2006 
Comprehensive Lite Zoning Regulation Amendments (effective 7/28/06), the Adequate 
Public Facilities Ordinance (APFO) and the Howard County Forest Conservation and 
Landscape Manuals. 
 

Site History:     SDP-08-075 (“Lutheran Village at Miller’s Grant”) (Site Development Plan) (Parcel 1001) 
(originally submitted on January 31, 2008) proposes 36 residential units (24 single-family 
and 6 duplex units) located along the perimeter of the property and a large centrally located 
building containing 248 apartments, a 60-bed residential care facility and centrally located 
community space consisting of 38,700 s.f. of community social area, 4,600 s.f. of multi-
purpose room and 4,500 s.f. of pool area. All units would access onto a looped, private, 
internal road system which would ultimately connect to Frederick Road at the main entrance 
to the facility. There will also be a secondary access that will connect the property to the 
adjacent library. A total of 19.12 acres (38.3% of the total site) of open space will also be 
provided. The site is currently vacant with 2 large ponds that will be modified to address 
stormwater management for the new facility. 

 
 F-10-083 (“Lutheran Village at Miller’s Grant”), was originally submitted on March 2, 

2010. Its purpose is to establish forest conservation and water and utility easements, 
delineate wetlands, and dedicate land for the purpose of a public road. The plan was 
granted “technically complete” status, subject to a Direct Submission on January 15, 2013. 

 
WP-08-118 was submitted on May 29, 2008. The waiver request was to Section 
16.116(a)(1) which prohibits grading, removal of vegetative cover and trees, paving and new 
structures within 25 feet of a wetland, and to Section 16.116(a)(2) which prohibits grading, 
removal of vegetative cover and trees, paving and new structures within 50 feet of an 
intermittent streambank, and to Section 16.115(c)(2) which prohibits clearing, excavating, 
filling, altering drainage or impervious paving within the floodplain unless required or 
authorized by the Department of Planning and Zoning (DPZ) upon the advice of DILP, DPW, 
DRP, HSCD or MDE. Waiver WP-08-118 was approved, with conditions, on December 22, 
2008. 
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WP-09-218 (RECONSIDERATION) for waiver to Section 16.156(g)(2)  which establishes 
timelines (45 days) for the submission of revised plans was originally submitted on 
December 9, 2009 and approved on December 16, 2009. The approval extended the 
deadline to submit revised plans to on or before December 27, 2010.  

 
WP-10-118 was submitted in February, 2010. The waiver request was to Section 16.156(l) 
which requires that within 180 days of Site Development Plan approval the developer shall 
pay all required fees to the County and if subject to a developer agreement or major facility 
agreement the developer shall post all monies and/or file appropriate surety covering the 
developer’s financial obligations for the required improvements. Waiver WP-10-118 was 
approved, with conditions, on March 24, 2010. 

 
WP-11-113 was submitted in January, 2011. The waiver request was to Section 
16.144(r)(1)(ii) which states that barring government delay, a project that misses the 
deadline for final plan submission shall be voided and the application for plan approval shall 
be considered withdrawn .Waiver WP-11-113 was approved, with conditions, on February 3, 
2011. 
 
ZB-1056M was approved on May 17, 2006 and signed by the Zoning Board on July 31, 
2006. This Zoning Board case, on behalf of Lutheran Village at Miller’s Grant, was to amend 
the Zoning Map of Howard County so as to reclassify from the R-20 (Residential-Single) to 
the PSC (Planned Senior Community) Zoning District with a Preliminary Development Plan 
for an age-restricted housing development on approximately 50 acres of Land on Tax Map 
24, Grid 9, Parcel 1001. 

 
General Comments: Site and Density Information: 
 

■ Total Gross Site Area………………………………………. 49.88 acres 
■ Minus Area of Floodplain…………………………………...  2.30 acres 
■ Minus Area of Steep Slopes (25% or greater).................  1.73 acres 
■ Total Net Tract Area………………………………………… 45.88 acres 
 
■ Permitted Base Density (8 units per acre)……………….. 367 units 
■ Total Numbers of Units Proposed………………………… 299 units 
[36 residential homes, 248 apartments, 15 care units w/ total of 60 beds] 
■ Required Moderate Income Housing Units (10%)………. 30 units 
[to be located within the apartment complex] 
■ Limits of Disturbance (73.2%)……………………………… 36.49 acres 
 
■ Total Open Space Required (35% of Gross Area)........... 17.46 acres 
■ Total Open Space Proposed (38.3 % of Gross Area)…... 19.12 acres 
■ Community Space Required:………………………………. 3,980 S.F. 
■ Community Space Proposed:……………………………… 47,800 S.F. 

 
Proposed Development Criteria:  
 
   Setbacks: 

  
From arterial or collector public street right-of-way………… 50’ 

   Side:……………………………………………………………. 50’ or 75’ for apartment structure 
   Rear:…………………………………………………………… 50’ or 75’ for apartment structure 
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Lot Sizes: 
 

   No minimum lot size proposed-all housing is on a common parcel (condo regime) 
 

Minimum Distance Between Single-Family Detached and/or Single-Family Attached 
Dwellings: 

    
Face to Face:………………………………………………..... 25’ 

   Face to Side or Rear to Side:………………………………... 30’ 
   Face to Rear:………………………………………………….. 80’ 
   Side to Side:…………………………………………………… 15’ 
   Rear to Rear:………………………………………………….. 25’ 
 
   Minimum Distance Between Apartment Buildings or Single-family Dwellings: 
 
   Face to Face:………………………………………………….. 30’ 
   Face to Side or Rear to Side:………………………………... 30’ 
   Face to Rear:………………………………………………….. 80’ 
   Side to Side:…………………………………………………… 15’ 
   Rear to Rear:………………………………………………….. 60’ 
 
   Maximum Permitted Building Heights per Section 127.1.F.3 
 

Apartments:……………………………………………………. 60’ 
   Other Principle Structures:…………………………………… 34’ 
   Accessory Structures:………………………………………… 15’ 
 
   Proposed Building Heights: 
 
   Apartments…………………………………………………….. 53’-56’ 
   Single-Family Detached:……………………………………… 24’ 
   Duplex:………………………………………………………….. 19’ 
   Community Center:……………………………………………. 33’ 
   High Care:………………………………………………………. 32’ 
   Gate House:…………………………………………………….   9’ 
   Covered Parking:………………………………………………. 11’ 
   Pavilion:…………………………………………………………. 14’ 
 
   Parking: 
    
   Single Family Attached/Detached Units:……………………..  2 spaces/unit 
   [36 total units]       72 spaces 
   Apartment Units…………………………………………………. 1 space/unit 
   [ 248 units]       248 spaces 
   Residential Care Facility:……………………………………….  1 space/ 2 beds 
   [ 60 beds=30 spaces]        30 spaces 
      
   ■ Total number of Parking Spaces Required……………….. 350 spaces 

■ Total number of Parking Spaces Proposed………………. 585 spaces 
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Landscaping: 
 
■ A 50’ landscape buffer is required around the perimeter of the property per ZB-1056M. 
 
■ Parking Lot Internal Landscaping requires 1 Shade tree per 20 parking spaces 
 
■ Internal landscaping requires 1 Shade tree per each single-family dwelling unit and 1 
Shade tree for every three apartment units. 

 
Site Improvements: 

Overall site conditions and pending proposal: The 49.88-acre subject property is located 
on Tax Map 24, Grid 9, Parcel 1001 and is zoned PSC (Planned Senior Community). The 
site is currently vacant and contains areas of forest and cleared field, wetlands (some 
naturally occurring and some the result of man-made impoundment), streams and 
associated buffers. Two large ponds, created in the 1970s, also exist on site. Per the 
provided justification submitted with the waiver WP-08-118, these ponds were intended as 
sediment control devices for a proposed hospital use. This proposal was abandoned 
subsequent to the creation of the ponds.  
 

 The pending Site Development Plan, SDP-08-075 (initially submitted on January 31, 2008) 
 currently proposes an age-restricted community for residents aged 60 or older that includes 
 independent housing, an assisted living component and also a full-care nursing home. In 
 detail, thirty-six residential units (24 single-family and 6 duplex units) located along the 
 perimeter of the property, a large centrally located building containing 248 apartments and a 
 60-bed high care facility are proposed, along with a centrally located community space 
 consisting of 38,700 s.f. of community social area, 4,600 s.f. of multi-purpose room and 
 4,500 s.f. of pool area. By letter dated January 9, 2013, the Site Development Plan was 
 considered “approvable” subject to Planning Board approval and comments issued by the 
 Development Engineering Division and the Division of Land Development. 

 
 Water and Sewer: This project will be served by public water and private sewer service.  
 Public water will be provided through contract drawing number 24-4561-D.  

 
APFO Roads Test: This project passed the APFO Roads test requirements by submitting 
an Adequate Public Roads Facility Study with the processing of the Site Development Plan. 
This study was determined to be acceptable by the County (Development Engineering 
Division and the Department of Public Works). The study found that the intersection of 
Frederick Road and Plumtree Drive is projected to maintain a good Level of Service “A” or 
better during the morning and evening peak hours. The study also found that the 
intersection of Frederick Road and Centennial Lane is projected to maintain a good Level of 
Service “B” or better during the morning and evening peak hours. 
 
Schools Test: This project is an age-restricted (60 and older) community and therefore the 
Schools test will not apply to this project. 
 
Noise Impact Analysis: A Noise Impact Analysis was not required for this project. 
 
Stormwater Management: Stormwater management is provided using the 2000 MDE and 
Howard County requirements. Management of runoff will be controlled by the use of two 
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extended detention wet ponds, grass swales, bio-retention areas, sheet flow to buffer 
credits and nature conservation area credits. The remaining groundwater recharge 
component of stormwater management shall be achieved in grass swales and storage 
below the micro-bioretention facilities. 
 
The existing ponds, built in the 1970s were originally intended to manage stormwater for a 
hospital proposal, which was later abandoned. The creation of the ponds created an 
emergent wetland habitat within the lower pool elevations, located generally upstream of the 
impoundment. Over the years, the riser structures have rusted and deteriorated and trees 
have grown along the embankment, compromising the structure. Due to these conditions, 
the ponds, if they are to be used, must be repaired and brought up to standard (as outlined 
in the Howard County Stormwater Design Manual and the State of Maryland Dam safety 
regulations). Repair and maintenance of these facilities requires impacts to wetland areas, 
and wetland and stream buffers. Per the applicant’s engineering firm (Christopher 
Consultants), “refurbishing the existing ponds (versus creating new ponds), should minimize 
land disturbance, should maintain the integrity of the existing on-site hydrologic regime as 
well as the hydrologic regime downstream”. In comparison, the creation of new ponds would 
most likely also require impacts to existing wetlands, streams and or their buffers. 
 
Forest Conservation: There are 6.87 acres of existing forest on site (excluding forested 
floodplain). Of the 6.87 acres of forest, 2.76 acres are proposed to be cleared or maintained 
outside of a FCE. The remaining 4.11 acres and an additional 7.11 acres of forest planting 
are proposed to be maintained within four separate easement areas ranging in size from 
0.63 acres to 6.8 acres. Planting easements will use large 1.5”-2-inch caliper stock. This on-
site retention and planting will address the requirements of the Forest Conservation Act. No 
additional off-site easements will be required.  

 
Environmental Concerns: The Gross Acreage of the site is 49.88 acres and contains 
areas of floodplain, wetlands, a perennial stream and associated buffers. Although steep 
slopes (25% or greater) occur on site, there are no areas that are greater than 20,000 
square feet contiguous in size. There are 6.87 acres of forest on site located outside of the 
floodplain, but there are no specimen trees or rare, threatened or endangered species 
located on the property. A total of 4.11 acres of existing forest and an additional 7.11 acres 
of forest plantings are proposed to be maintained within four separate easements. Two 
large ponds (one of which is an in-stream pond) also exist on site. 

 
Landscaping: This project will meet the requirements of the Howard County Landscape 
Manual through both plantings and credit for existing vegetation. A minimum 50’ landscape 
buffer will be provided along the perimeter of the property as required under the previous 
Zoning Board case. The applicant will be using large caliper stock (2-2.5”) to meet their 
landscaping requirement. 

 
Planning Board Evaluation Criteria: 
 
Section 127.1.M.2. of the Howard County Zoning Regulations outlines the following criteria to be used for 
evaluating a Site Development Plan in the “PSC” Zoning District: 
 

1. “The Site Development Plan is consistent with the approved Preliminary Development Plan,  
Comprehensive Sketch Plan and Development Criteria;” 
 
The proposed development is in harmony and satisfies the intent of the PSC district. The proposed 
community will accommodate age-restricted housing for older adults 60 years of age and greater. This 
community will provide a variety of housing types, including single-family detached units, duplexes, 
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apartments, and continuing care facilities. The proposed Site Development Plan, SDP-08-075, is in 
substantial conformance with the Preliminary Development Plan (PDP) approved under ZB Case 1056M. 
The intent of the PDP is for the subject parcel to be used as an age-restricted adult housing development 
that provides a mixture of housing unit types. The SDP proposed 36 single-family attached/detached units, 
248 apartment units and 60 beds in the residential care facility. The development will also provide 47,800 
s.f. of community space which includes community social areas, a multi-purpose room and a pool area. A 
number of outdoor recreational areas, such as tennis courts, will also be provided on site. 

 
2. “Satisfies the requirements of Section 127.1.L.3;” which states, “the Planning board shall approve 

the Comprehensive Sketch Plan or Site Development Plan if it concludes that the plan, subject to 
any modifications required by the Board, will satisfy the following criteria: 
 
a. The Comprehensive Sketch Plan or Site Development Plan and Development Criteria are consistent with 
the approved Preliminary Development Plan and Preliminary Development Criteria. 
 
The proposed development is consistent with the criteria described in the PDP and ZB 1056M. The 
intended use satisfies the intent and purpose of the PSC Zoning District in which it is located with the 
provision of housing for older adults aged 60 or over. The SDP also demonstrates a provision of diverse 
housing to meet the varying needs of those residents and the design ensures compatibility with the 
surrounding neighborhood. The subject property and proposed development have direct access onto 
Frederick Road-a minor arterial right-of-way. The development is well within the maximum density allowed 
(367 units) with a proposal of 299 units. Ten percent of those units will be set aside to satisfy the Moderate 
Income Housing Unit (MIHU) requirement. The development proposes 19.12 acres of open space (38.3 %), 
which exceeds the minimum required open space of 35%. The project will also provide 47,800 SF of 
community building space and outdoor recreational area. 
 
b. The phasing of the development is consistent with the phasing schedule indicated in the Preliminary 
Development Plan. 
 
The phasing schedule for the proposed development is in substantial conformance with the phasing 
proposed in the Preliminary Development Plan for the proposed development. Phase I will consist of 
construction of the majority of the apartment units and some of the single-family attached/detached 
residential units, as well as, site infrastructure. Phase II will include the remainder of the apartment units 
and single-family residential units. Phase III will conclude the single-family residential “cottage” units at the 
rear of the development. The secondary fire access linking the project to The Miller Library will be in place 
before the first residential unit on the site obtains its Use and Occupancy permit. 
 
c. The Comprehensive Sketch Plan or Site Development Plan and Development Criteria specify how the 
standards in Section 127.1.G will be met. 
 
The SDP provides detailed information to convey the site plan requirements as outlined in 127.1.G.1 and 
127.1.G.2. The site boundary, topography, existing forest, vegetation, 100-year floodplain and wetlands are 
all identified and delineated on the SDP. Primary access to the site is from an internal entrance road onto 
Frederick Road. A detailed landscape plan has been provided as part of the SDP plan sheets. Several 
easements and maintenance agreements will be put in place to maintain the ponds and forest conservation 
areas. The cover sheet provides information on residential density, parking and development criteria. The 
site has been designed to make the site fully ADA accessible as possible and Universal Design Features 
will be incorporated into the units.  
 
The Miller’s Grant community is owned by Carroll Lutheran Village. Residents pay an entrance fee to reside 
in the community and pay monthly service fees to cover the expenses associated with the running of the 
community. A Residence and Care Agreement as regulated by the Maryland State Department of Aging will 
be provided that clearly defines the relationship between the residents and the community. It details 
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services available, fees, accommodations and all of the terms of agreement. This is signed by each 
resident prior to residency. The minimum age to reside at Miller’s Grant is 60 years of age.  

 
3. “Makes effective use of landscaping to provide buffers where needed and to enhance site design.” 

 
The design of the planned community takes into consideration the surrounding residential neighborhoods. 
The buildings and parking are laid out to minimize impact and view sheds to adjacent homes. The smaller, 
less dense housing types have been sited along the periphery of the property, nearest the existing single-
family homes, with the larger apartment building and care facility located at the center of the property. 
Enhanced landscape buffers and preservation of existing forest and other environmental areas have been 
placed at the perimeter of the site to provide screening. Per ZB Case 1056M, a 50-foot landscape buffer 
has been proposed around the entire perimeter of the property. A mixture of large stock deciduous and 
evergreen planting material will be used within this buffer. 

 
 
SRC Action: The Subdivision Review Committee (SRC) determined this plan may be approved, subject 

to the compliance with comments from the Development Engineering Division and the 
Division of Land Development and obtaining all remaining permits from MDE and ACOE. 
The Site Development Plan file is available for public review at the Public Service 
Counter of the Department of Planning and Zoning, Monday through Friday, 8:00 a.m. 
to 5:00 p.m. 

 
 
 
 
 
   _____________________________   __________________ 
   Marsha S. McLaughlin, Director             Date 
   Department of Planning and Zoning 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

2/7/13 
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